
New Price: $1,555,000 $1,130,000 

1,003 GIS Acres 
Worcester, Washington County, Vermont 

With nearly two miles of high elevation terrain  
in common with Vermont’s Putnam State Forest,  

this forestland offers unparalleled access to and views of  
Mount Hunger, one of the region’s scenic landmarks. 

PATTERSON BROOK FOREST 
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PROPERTY OVERVIEW 
The 1,003-acre Patterson Brook Forest represents 
one of the largest private ownerships within the 
greater Montpelier region of central Vermont.  
 
The property has been managed for decades as a 
traditional working forest under Forest 
Stewardship Council (FSC) guidelines, growing 
quality northern hardwoods and providing a host of 
diverse forest products to regional markets. While 
forest management has been the primary goal for 
the current and former ownerships, left untapped 
are the land’s recreational and homestead 
amenities offered by its unique site features and 
location. Notable highlights include: 
 
 Productive forest resource with standing 

Capital Timber Value (CTV) set at $704,200; 
 
 Potential sugarbush opportunity with tap count 

of 33,000±; 
 
 Located within 10 miles of Vermont’s capital 

city of Montpelier, one of the region’s most 
economically and culturally vibrant  
communities; 

 
 Directly abuts the 13,600-acre Putnam State 

Forest, with sweeping views of Mount Hunger, 
one of the state’s significant landmarks and 
most popular hiking destinations; 

 
 End-of-the-road access with steadily rising 

elevation, providing private, southerly-exposed 
homestead options.  

 
The adjacent 763-acre Burnt Mountain Tract is also 
for sale by the same ownership. See maps at the 
end of this report for location and the broker’s 
website for a separate report. 
 

LOCATION 
The property lies on the eastern flanks of the Worcester Range in Worcester, Vermont, in the north-central 
part of the state. The Worcester Range runs north-south just east of and parallel to the Green Mountain 
Range. It is a popular day hiking area from both the eastern and western approaches, with most climbers 
heading for the semi-alpine peak of Mount Hunger. From here, there are expansive views from the New 
York Adirondack Mountains to the New Hampshire White Mountains, and of the Subject property. 
 
Worcester is primarily a bedroom community for Montpelier, Barre, Waterbury and larger employers in the 
Burlington region. The hilly town is defined by the slopes of the Worcester Range to the west, and the valley 
of the North Branch of the Winooski River to the east. The North Branch is fed by small streams from the 
hills on either side as it flows south towards the Winooski River in Montpelier. State Route 12 parallels the 
North Branch heading north towards Elmore and Morrisville and south to Montpelier. Much of the town is 
forested, with homes dotting the back roads and a few farms along the North Branch and scattered in the 
hills. The center of town includes a convenience store, post office and small cafe. 

The property occupies the foreground of this photo and 
the lower slopes of the range behind. 

The scenic village of Worcester in the North Branch River 
Valley. The property is to the left.  

Fountains Land Inc  —  Specializing in the sale of forestland and rural estates. 



LOCATION (continued) 
Downtown Montpelier, located 10 miles to the south, is 
the hub of the region and offers numerous shops and 
restaurants, a lively cultural scene, several colleges, 
state government and an array of employers. Outdoor 
recreation is a popular pastime with numerous hiking 
and biking trails throughout the region, a cross-country 
ski area, various ponds and lakes for fishing and 
boating, and 4 alpine ski areas within an hour’s drive. 
Burlington, the state’s largest city, is a 45-minute drive 
to the northwest. Boston is 3 hours southeast of the 
property and New York City is 5.5 hours to the 
southwest. 
 
ACCESS 
The property’s eastern boundary begins where the 
town-maintained section of Hults Road and electric 
power terminate. Ownerships along Hults Road are 
mostly year-round homes with some seasonal camps. 
Holts Road is 0.25 miles in length, branching off West 
Hill Road, a popular stretch of real estate given the 
views offered by the opposing Worcester Mountain 
Range and Putnam State Forest landmarks (Burnt, 
White Rock and Hunger Mountains).   
 
Beyond the town-maintained section of Hults Road, 
two Class IV roads run approximately 850’ along the 
property boundary. From here, the northern internal 
road fully enters the land just before a gate, running 
westerly for 0.7 miles as a graveled, internal road. This 
road is suitable for most vehicle types and is also the 
location of a deeded right-of-way accessing the 
neighboring 100 acres to the west.  
 
Two developed internal trails, covering nearly 0.7 
miles, extend from the internal road. The western trail 
climbs to an elevation of 2,000’ where there is level 
terrain, and sweeping views of the nearby mountains 
unfold (see maps for the icon locating this “Scenic 
Location”).   
 
TAX & TITLE INFORMATION 
Property taxes in 2016 are $2,746. The property is 
enrolled in the State of Vermont’s Use Value Appraisal 
(UVA) program.  The UVA program allows for a 
substantial property tax reduction in exchange for the 
practice of “good” silviculture and a commitment to 
non-development uses.  A penalty is due to the town 
(equivalent to 10% of the fair market value of the withdrawn land, as assessed by the town as a stand alone 
parcel) at the time development occurs for only the acreage enrolled and developed.  
  
The property is identified as Parcel OFFTR22.2 in the Town of Worcester. The property is owned by 
Timbervest Partners II ADK Green Mountain, LLC, whose deed is recorded in the Worcester Town Clerk’s 
office in Book 47, Page 45.  

Internal road section of Hults Road inside the 
property and beyond the gate.  

Photo showing the access road into the forest (in red) 
and identifying the portion of the Mount Hunger 
Ridgeline that rests within the property. 

Fountains Land Inc  —  Specializing in the sale of forestland and rural estates. 



SITE OPPORTUNITY 

 
The forest’s stunning view shed, developed internal access to high upland sites, and end-of-road privacy 
combine to offer a significant kingdom lot opportunity with close proximity to the Montpelier region. 
Multiple house site options are available off the internal access road, each ideally suited for a weekend 
retreat, retirement home or a large, working homestead. Much of the terrain is well-drained and gently-to-
moderately sloped, enhancing the recreational amenity and expanding options for conversion to 
agricultural uses in certain areas. The land’s high elevation, which starts at nearly 1,400’ along the eastern 
boundary and tops out at 2,660’ at the Mount Hunger ridge, gives rise to the unique views south to the 
Winooski River Valley and west to the Worcester Range and the Putnam State Forest landscape. 
 
The northern section of the property, adjacent to Putnam State Forest, includes Mount Hunger’s eastern 
ridge (a coveted location) and a private route to one of Vermont’s most hiked peaks. The headwaters of 
Patterson Brook run through the property along the western boundary. It is a small stream which can be 
sleepy during the dry summer months, but it always holds deep pools, maintaining the local brook trout 
population.  
 
The property’s western and northern boundaries, stretching 1.7 miles, run in common with the state forest. 
Given the vast undeveloped acreage occupying the state lands and greater Worcester Range, large game 
wildlife sightings of bear, deer, grouse, beaver, mink, coyote and fisher are common and various game trails 
are strikingly noticeable.     
 
While somewhat remote, the land’s most intriguing site sits at the end of the western trail. Here a vast 
section of high elevation, level terrain unfolds less than a mile from Hunger, White Rock and Burnt 
Mountains. To the south are long range views of the more densely settled valley towards Montpelier. With 
such stunning views and access to peaks and undeveloped terrain, this is an exciting walking destination 
or a site worthy of lean-to or cabin construction (see maps for the icon locating this “Scenic Location”).   

Views to the south take in Vermont’s rolling hills .  

At the end of the western trail, a level site feels like it is within arms reach of the Mount Hunger summit.  

Fountains Land Inc  —  Specializing in the sale of forestland and rural estates. 



 
TIMBER RESOURCE 
The forest has benefited from a long tenure of 
professional stewardship. A local forest 
management company has managed the property 
for the past 30 years, originally for a German 
pension fund, followed by an English pension 
fund. The current owner is a US-based Timber 
Investment Management Organization (TIMO). 
The current Capital Timber Value (CTV) accounts 
for 62% of the purchase price, with the balance 
realistically covering the bare land value held by 
the property’s multiple-use opportunities 
(housing, conservation, recreation, etc).  Given 
historical physical growth, ingrowth and 
stumpage price appreciation figures, the CTV 
within 12 years should comfortably cover the full 
purchase price. 
  
Timber Inventory Process 
Timber information provided in this report is 
based on a summer 2015 timber inventory for 
which 205 random BAF 10 factor points were 
taken.  The TwoDog forest inventory processing 
software was used to calculate volumes from the 
inventory data (based upon 978 GIS map acres). 
Growth for 2015 and 2016 was applied, producing 
a total sawlog volume of 3,406 MBF International 
¼” scale (3.48 MBF/commercial acre) with 11,172 
pulpwood cords (11.4 cords/commercial acre).  
This inventory process produced a sampling error 
statistic of ±11.5% for all sawlog and veneer 
products and ±9.7% for pulpwood products at the 
95% confidence interval, a level lying well within 
industry standards. 
 
Using these data, the broker and forester 
established stumpage values for the various 
products by species on the forest, producing a 
current Capital Timber Value (CTV) of $704,200. 
This information is summarized on the attached 
Timber Valuation Sheet.  Full details 
of the inventory procedure and 
results are available upon request. 
 
Species Composition 
The forest’s upland terrain has 
resulted in a timber resource 
dominated by northern hardwoods 
(87% of species composition).  The 
maples are the major species (49%), 
followed by yellow birch (14%) and 
spruce/fir (12%).  

Typical hardwood stand after shelterwood treatment with 
larger diameter stems retained.  

Typical thinned hardwood stand.  

Fountains Land Inc  —  Specializing in the sale of forestland and rural estates. 



TIMBER RESOURCE (continued) 
Forest Stands 
The property’s Current Use management plan 
has identified 11 forest stands. The lower, 
eastern extreme of the land hosts several small 
pine plantations (totaling 6 acres) established in 
the late 50s, convenient and aesthetically 
attractive sites for home development. The 
northernmost stand situated along Mount 
Hunger’s eastern ridge (stand 8) holds some of 
the property’s oldest trees with spruce and 
yellow birch well in excess of 125 years. 
 
Diameter Distribution 
Average diameter for all products combined is 
12.0”, with sawlogs at 13.5”. Average diameters 
for the three major species are sugar maple 
15.0”, spruce/fir 10.5” and yellow birch 14.5”. 
The diameter distribution chart (right) portrays 
the forest’s abundant growing stock (saplings 
and poles - 5-10” stems) which accounts for 
37% of total volume. 
 
Sugarbush Opportunity 
The property offers a potential sugarbush 
opportunity, with the timber data indicating 
roughly 37,750 sugar and red maple taps 
property-wide (utilizing all stems 9” and 
greater). Note, however, that the above level 
of taps should be lowered (by as much as 
20%) to more accurately reflect an 
economically feasible sugarbush, based on 
density and other factors 
 
Recent Silvicultural Operations 
Over the past 6 years, much of the 
silvicultural activity focused on establishing 
regeneration through textbook shelterwoods 
and seedtree treatments, covering roughly 
365 acres. In these areas, the most superior 
stems were retained, evenly spaced, with all 
other stems removed. At the property’s 
center, a 70-acre clear cut was conducted in 
2012. These treatment areas clearly show up 
on the recent photo maps provided in this 
report. 

Fountains Land is the exclusive broker representing the seller's interest in the marketing, negotiating and sale of this property.  Fountains has an ethical and legal 
obligation to show honesty and fairness to the buyer.  The buyer may retain brokers to represent their interests. 

All measurements are given as a guide, and no liability can be accepted for any errors arising therefrom.  No responsibility is taken for any other error, omission, or 
misstatement in these particulars, nor do they constitute an offer or a contract.  We do not make or give, whether in these particulars, during negotiations or otherwise, 

any representation or warranty in relation to the property. 

Shelterwood harvest in 2002 depicting the even 
spacing of residual crop trees with Mount 
Hunger in the backdrop.  

Fountains Land Inc  —  Specializing in the sale of forestland and rural estates. 

Pine plantation along Hults Road. 



 
TIMBER VALUATION 

Fountains Land Inc  —  Specializing in the sale of forestland and rural estates. 
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